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AGENDA MEMORANDUM

Item #54

SUBJECT: Appeal of the Board of Adiustment’s decision to deny a daycare facility.
/Tom Griffin, Appellant)

DEPARTMENT: Planninq & Development DIVISION: Planninq
w-Q-,,,-

AUTHORIZED BY: Kent Cichon CONTACT: Kathy Fall cc- E X T .  7389

Agenda Date: 12/l O/O2 Regular 0 Consent q Work Session 0 Briefing 0

Public Hearing - I:30 q Public Hearing - 7:00 0

MOTION/RECOMMENDATION:

1. UPHOLD the Board of Adjustment’s decision to deny a Special Exception to
allow a Daycare Facility in A-l (Agriculture) zoning, located on the east side of
Orange Boulevard approximately 800 feet north of SR 46A, with findings
determined at the public hearing. (Lake Mary Day Care - Tom Griffin, applicant.)

2. REVERSE the Board of Adjustment’s decision to deny a Special Exception to
allow a Daycare Facility in A-l (Agriculture) zoning, located on the east side of
Orange Boulevard approximately 800 feet north of SR 46A, with findings
determined at the public hearing. (Lake Mary Day Care - Tom Griffin, applicant.)

3. CONTINUE the request to a date and time certain.

(District 5 - Commissioner McLain)

BACKGROUND:

(Kathy Fall, Senior Planner)

The Board of Adjustment (BOA) denied the request for a daycare facility in the A-l
(Agriculture) zoning district, located on the east side of Orange Boulevard approximately
800 feet north of SR 46A, at its September 23, 2002 public hearing. The vote was 5-O to

** -‘deny the request, due to traffic patterns and the intensity of the proposed use. Major
issues identified by the BOA included the proposed number of students, noise, and traffic

, e” impacts. The applicant has since submitted a revised plan to construct a 12,000 square
foot, one-story building on the south end of the 2 acre site. A playground would be located
on the east side of the proposed building, and parking (48 spaces) would be in the center
.of the site. A totalaf 23.employees %re proposed to siaif the.facilit$.
Requested operating hours are 7 a.m. to 6:30 p.m., Monday CO Atty:

--through Friday. There is an existing single-family hdme on the north DFS:
end of the property, which would be converted into a caretaker’s
residence.
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The following table summarizes the changes made by the applicant, who has attempted to
address concerns raised by both staff and the BOA:

The site is currently zoned A-1 (Agriculture) and has an Office future land use designation.
Day care facilities are allowed only by special exception in the A-1 District. Existing land
uses, future land use designations and zoning designations for the subject property and
abutting properties are as follows:

In 1999, the subject property and adjacent properties were granted an administrative land
use amendment from Suburban Estates to Office. The Office future land use was
recommended as an appropriate transitional use between the Higher Intensity Planned
Development-Target Industry to the east and the Planned Development to the west.
International Parkway, a target industry corridor, was identified as the preferred
thoroughfare to provide access to the site, while Orange Boulevard was envisioned as a
residential access corridor.

In evaluating the potential impact of the proposed use, staff evaluated the applicant's
request in the context of development permitted in the Office future land use category.
Staff determined the site could potentially develop into a 20,000 square foot, two-story
office building, which would require 80 parking spaces. Such a facility would generate 220
vehicle trips per day. A daycare center of the type and scale (233 students) proposed
would generate no less than 526 trips per day, or twice the amount of the typical office
use. Staff further determined a day care center of a lesser scale (98 students) would
generate a traffic impact equivalent to the typical office use.

The applicant provided a table of daycare facilities in the Seminole County area. In
reviewing this information, staff found that some of the sites were located in areas with
fewer site constraints or areas that permit higher intensity developments, both of which
would typically allow greater student numbers. The scale of the daycare center proposed
by the applicant is largely based on licensed student capacity or the number of students



permitted by the State of Florida. Licensed student capacity does not consider site
constraints or compatibility with surrounding land uses.

STANDARDS FOR GRANTING SPECIAL EXCEPTIONS:

Section 30.43 (b )(2) of the Land Development Code provides that a Special Exception
may be allowed upon determination that the proposed use:

1
2

3
4
5

6,

Is consistent with the general zoning category and plan of A-1 Agriculture.
Is not detrimental to the character of the area or neighborhood or inconsistent with
the trends of development in the area or neighborhood;
Is not highly intensive in nature.
Is not incompatible with the concept of low-density, rural land use.
Does not have an unduly adverse impact on existing traffic patterns, movements and

intensity.
Has access (where applicable) to urban services such as sewage, water, police, fire,
schools, and related services.
Is consistent with the Vision 2020 Plan.7

STAFF RECOMMENDATIONS:

Staff recommends the Board of County Commissioners reverse the decision of the BOA to
deny the requested special exception based on the revised plan submitted by the
applicant and conditioned on the following:

1. Along the Orange Boulevard frontage, the Owner shall provide a 15-foot wide
landscape buffer. Within the buffer, the Owner shall provide four canopy trees per
100 lineal feet with a minimum caliper of 2.5 inches and an average caliper of 3
inches. The Owner shall also provide a continuous hedge between parking,
including vehicular movement areas, and Orange Boulevard. Hedge materials shall
be at least 2 feet in height at time of planting.

2. A 5 foot sidewalk along property frontage shall be required.
3. Internal landscaping shall be provided in accordance with Section 30.1230(a)(1) of

the Seminole County Land Development Code.
4. There shall be no pole-mounted lighting. Low intensity security lights may be utilized

provided they are building-mounted and directed downward.
5. Operating hours will be limited to Monday through Friday between 7 a.m. and 6:30

p.m.
6. The final site plan shall meet applicable requirements of the Vision 2020 Plan and

Land Development Code.
7. The student capacity shall not exceed 100 students.
8. The preschool building shall not exceed 12,000 square feet.
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MINUTES FOR THE
SEMINOLE COUNTY BOARD OF ADJUSTMENT

MONDAY, SEPTEMBER 23, 2002

Special Exception:

1 Tom Griffin I McCree, Inc. -1175 Orange Blvd, Lake Mary
-Special Exception for a daycare facility in the A-1
(Agriculture); Leg sec 31 twp 19S rge 30E beg 8.69 ch N of
SW cor run E 3.08 ch N 8.69 ch W 3.08 ch S 8.69 ch (Less
Rd); Located on the east side of Orange Blvd. and 550 feet
north of CR-46A (BS2002-021) BCC District 5 -McLain
(Kathy Fall, Senior Planner)

(DENIED 5-0)

Kathy Fall introduced the next continued item and explained that there
was a revised site plan and revised criteria. The Board did not have
copies of the revised site plan and requested copies and time to
examine the site plan for consideration later in the meeting.

Second session:

Kathy Fall introduced her recommemdations for the Special
Exception. She stated that the site could be a 20,000 square foot
office building under other circumstances. 98 students would be equal
to this use. She read from her staff report (see attached) and
addressed concerns about landscape buffering and use of low
intensity lighting. Hours of operation would be from 7 A.M. to 6:30
P.M. Student numbers should be limited to 100. The pre-school
building is to be limited to 12,000 square feet.

Bruce King, of 902 Spring Valley Road, Altamonte Springs, Florida,
32714, spoke next.

Mr. King stated that in the initial proposal there were 5 issues that the
Board of Adjustment had concerns about. The noise, the Markham
Road intersection improvement, the number of parking spaces,
method for loading and unloading of students, and the intensity of

development.

Changes by Mr. King were as follows: As to noise, he has moved the
parking lot, put in a 30 foot buffer, moved the playground from the
front to the rear, and reduced building size.

In regard to the Markham Road intersection improvements, this plan
eliminates one way traffic and has a two-way traffic pattern. Parking

1Minutes for the Seminole County Board of Adjustment
September 23. 2002



will be on a right angle. There will be 3 parking spaces under the
portico for drop off. People can either park and discharge or drive up
and drop off their child. There will be 48 parking spaces. The exit
driveway has been moved to the east of its original location.

Mr. King stated that the building size has been significantly reduced.
Offices have been moved to the inside of the day care center. The
building has been reduced from 17, 500 square feet to 12,000 square
feet.

His current proposal is now for 233 children at anyone time, which is
a 20 per cent reduction from the original request.

The applicant researched 133 day care centers in Seminole County.
He chose to compare schools that were non-church affiliated, free
standing schools.

Kids R Kids, Kid Town USA, and Royal Academy of Learning were
some mentioned. Average students were 269.75, with 13,890 square
feet, averaging 51.49 square feet per child. He will have 23
employees for 233 children.

In analyzing traffic operation Mr. King stated that with 231 students, 2
handicapped spaces were needed. All schools had a traditional 2 way
traffice flow in the lot.

In addressing concerns about intensity of development, the average
number was 231 students at the other schools, and he has proposed
233.

The average building for the other schools was 10,561 square feet.
These three sites compared were not in unincorporated Seminole

County.

The average Seminole County school was small. This proposed
school is 86 per cent above the others in the county. This is because
of the new spaces for activity demanded by clients. The average size
of the other schools is 3857 square feet. His will be 12,000 square
feet due to the new activity centers. His intensity of use is identical to
smaller schools.

It gets darkMr. King questioned the parking lot not being lighted.
before 6:30 P.M. He stated he will need lights in the lot.

Mr. King stated that having 100 students in a 12,000 square foot
building is not feasible economically.

2Minutes for the Seminole County Board of Adjustment
Seotember 23. 2002



Alan Rozon inquired about the building design. Mr. King stated that
he will have a one-story design.

Dr. Buchanan asked how much of the space was actually to be used
by students. Mr. Griffin stated that 8435 square feet was allotted in
the plan for students. That makes 35 square feet per child for play

space.

No one spoke from the floor for or against the request.

Kathy Fall stated that Mr. King's statistics are based on state statistics.

Matt West, Planning Manager, stated that the child care center in Lake
Mary is in a high impact area. The caretaker residence also affects
the calculations. Mr. West said that the other schools referred to by
Mr. King are in commercial districts.

Kathy Fall stated that the determining factor should be trips per
student.

Matt West stated that the concern foremost to him was intensity of usage,

Mr. King stated that the chart for unincorporated county was based on children

present.

Mr. West said that the ITE Trip Planning manual shall be used by applicants and
the county to assess the situation. This land use can be seen as a transitional
buffer.

Mr. Bushrui asked if Mr. King could reduce the number of students. Mr. King
responded that a minimum of 200 students would be the minimum allowable.

Mr. Hattaway expressed concerns about the traffic patterns on the property. 23
spaces will be filled by staff. That does not leave enough for others.

Dr. Buchanan stated that 233 students is a lot of people in one place. Dr.
Buchanan moved to deny the application due to the traffic pattern and the
intensity of usage.

Wes Pennington seconded the motion to deny. He stated that would like to
have more information on certain issues.

The vote was 5 -0 to deny the request,

Minutes for the Seminole County Board of Adjustment
September 23. 2002
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General Contractors & Architects

Board of County Commissioners
Seminole County
1101 E. First Street
Sanford, Florida 32771

Re: BS2002-021
Tom Griffin / McCree, Inc.
Lake Mary Day Care

Dear Honorable Commissioners

Notice is hereby provided on behalf of McCree, Inc. and the buyers of the subject property, Ms. Sheryl Stafford
and Mr. P. Bruce King, that they have elected to appeal the Seminole County Board of Adjustment's decision
denying the Special Exception request in the above-referenced matter. This case was fIrst heard by the Board of
Adjustment (BOA) on August 26, 2002, Item 2 under Special Exceptions on the Regular Agenda. The original
application was for 17,555 square feet (s.f.) of building to accommodate 290 children. A total of 30 parking
spaces were proposed as well as 22 employees. The hearing was continued until September 23, 2002, Item 1
under Special Exceptions on the Continued Items. The revised application was for a 12,000 square feet building
to serve 233 children with 23 employees and provided 48 parking spaces. Please fmd attached a check made
payable to Seminole County, Florida in the amount of $370.00, which constitutes the filing fee necessary in
connection with this Notice of Appeal. The following attachments have been included with this appeal:

2.

3.

4.
5.
6.

Currently Proposed Site Plan
Floor Space Requirements
Existing Day Care Facilities in Seminole County Municipalities, Parking Analysis and Traffic
Operations
Existing Day Care Facilities in Seminole County Municipalities, hltensity of Development
Existing Unincorporated Seminole County Day Care Facilities, hltensity of Development
Parking Analysis of Past Site Plan Approvals in Unincorporated Seminole County

The requested Special Exception is for a day care center serving Heathrow and the greater Lake Mary and
Sanford areas. Its site location is 1175 Orange Boulevard Lake Mary, Florida 32746 which is situated on the east
side of Orange Boulevard and 550 feet north of CR 46-A. The current property owner is Barbara Brannon 1175
Orange Boulevard Lake Mary, Florida 32746. The proposal is for 12,000 square feet of gross building space to
operate a day care center, from 7:00 AM until 6:30 PM on Mondays through Fridays, employing a total of 23
employees. A total of 48 parking spaces and 6,600 s.f. of playground area will be provided.

A Pre-Application Conference was held with Staff where they indicated their full support for the project. The
Applicants/Buyers relied upon that infoffilation and entered into a Contract to purchase the subject property and
also entered into separate agreements for various architectural and engineering services. The denial by the Board
of Adjustment has caused both additional [mancial expenses to be incurred for property acquisition, architectural
& engineering services, and project financing as well as extensive loss of time for the project and all personnel
involved.

This appeal is based upon both substantive due process and equal protection of law issues, and potentially
discriminatory practices, as protected under the 14th Amendment of the U.S. Constitution. The motion to deny
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Appeal to BCC
Seminole County, FL
October 7, 2002
Page 2 of 8

was based upon a concern that the proposed number of parking spaces was inadequate and the on-site traffic flow
may not function properly. The public record substantiates the following material facts:

2

3.

Subsection 30.1221(10), Nursery schools and kindergartens, of the County's Land Development Code
(LDC) requires one (1) parking space for each employee plus adequate off-street space for loading and
unloading of children. A detailed floor space analysis (See Attachment, Floor Space Requirements.) with
a corresponding calculation of the number of employees based upon Chapter 65C-22 Florida
Administrative Code was provided along with a site plan indicating the total number of employees as 23.
The floor space analysis shows that a total of 3;565 s.£ or 30% of the 12,000 square feet (s.£) gross
building area will be used for administrative and other support facilities with 8,435 s.£ or 70% remaining
for net useable classroom space. Subsection 65C-22.002(3)(a), FAC, requires that a minimum of 35 s.£
of usable indoor floor space per child be provided. Additionally, Subsection 65C-22.002(4)(a), FAC,
requires a total of 4,905 s.£ of playground area, and 6,600 s.£ is proposed. The proposed site plan
showed a total of 48 parking spaces or 25 additional spaces representing 108.7% more than the
minimum requirement.

An analysis of existing similar day care facilities located within municipalities in Seminole County
showed that the average number of spaces was almost 26 per site (See Attachment, Existing Day Care
Facilities in Seminole County Municipalities, Parking Analysis and Traffic Operations). The analysis
also showed that the average facility size to be 10,561 square feet. The averaged parking ratio for those
existing facilities equaled one space per 400 s.£ and our proposed ratio is one space per 250 s.£, which is
160% of the average rate.

The County's loading and unloading requirement is extremely vague and leads to arbitrary and capricious
decisions. In addition to the minimum parking requirement, adequate loading and unloading area must
be provided. Our site plan illustrated a total loading and unloading area of 640 linear feet, measured from
the eastern right-of-way line of Orange Boulevard to the building's entrance and returning back to the
edge of the Orange Boulevard right-of-way. During the hearing, evidence was presented from our
empirical research that the average loading and unloading area associated with four (4) comparable day
care centers, both in size and single use and function, was a total of 327 linear feet. Our proposal
provided 640 linear feet or 313 linear feet more and was more than 2 times the amount provided at
existing day cares operating in municipalities in Seminole County, Florida (See Attachment, Existing
Day Care Facilities in Seminole County Municipalities, Parking Analysis and Traffic Operations).

The proposed on-site traffic flow is based upon using standard width, two-way driveway aisles leading to
perpendicular parking spaces, as utilized at most non-residential developments throughout Seminole
County, including other approved and built day care centers. It is our intent that all of our site design
elements shall meet County design standards. A porte cochere was provided at the building's entrance to
provide a covered entry for parents, children and visitors during inclement weather. The width of the
pavement at that location is 34 feet. Ten feet is associated with the parallel parking spaces abutting the
sidewalk and 24 feet will serve two-directional traffic flow. This design concept meets the County's
minimum design standards. Normally, any significant site design issues are addressed during the
County's subsequent development review process and are not germane to the Special Exception process.

4.

It is our understanding that the appeal before the Board of County Commissioners shall be de novo. As such, we
wish to again address our compliance with the Special Exception approval criteria.



Appeal to BCC
Seminole County, FL
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Section 30.43(b )(2) of Seminole County's Land Development Code establishes the 4 criteria for consideration in
granting a Special Exception:

(A) The proposed use is not detrimental to the character of the surrounding area or
inconsistent with development trends in the area.

The character of the immediately surrounding area is medium density to the north, low density residential to the
west, south and east sides of the subject property. The properties to the south and east are transitioning from
single family uses to commercial uses. Likewise, the subject property is currently zoned A-I (Agriculture)
Zoning District and is transitioning to a non-residential Office use.

The lands included within the A-I Agriculture District are generally characterized as being located in the rural
areas of the county, where urban services are minimal or nonexistent. These lands, when developed, are devoted
to agricultural purposes with detached single-family dwellings as a permitted use. It is especially important to
note that the current zoning classification does not appear to be consistent with the current development trend
within the area. However, Seminole County did declare that A-I zoning is consistent with all future land use
designations in order to preclude the massive need to administratively rezone properties, such as the subject
property and those to the east and south. The County Staff's evaluation primarily considered only the
immediately adjacent properties in attempting to establish the development trend within the adjacent area.
However, a greater geographic area should have been used to ascertain if the proposed Special Exception
Application was consistent with the current and planned future development patterns.

Existing & Planned Land Uses:

North -An apartment complex and single-family residential (deteriorated) transitioning
to commercial uses, public school and industrial uses.

South -Heathrow High Intensity Planned Development incl. major office park and high
end residential developments.

East -High Intensity Planned Development incl. major office buildings associated with
the Colonial TownPark PD approved for 1,000,000 square feet of office space.

West -Single-family residences within the Heathrow PUD, which do not access Orange
Boulevard. The rear yards of those residences abut Orange Boulevard, but are well-
buffered from view of the proposed project by a 100% opaque, 5.75-foot high, screening
wall and dense trees and undergrowth. Additionally, those uses are separated from the
subject site by an 80-foot wide right-of-way, and those residences are approximately 170
feet from the proposed building.

P 407898-4821

F 407896-8763

www.mccree.com
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Current zoning classifications and Future Land Use Designations of surrounding properties:

FUTURE LAND USE
DESIGNATION

-

Zoning Consistency with
Comprehensive Plan's
FLUD

Planned DeveloDment Yes
No*I South

lEast
Office
Office--

--Planned Deve~ment
* Seminole County did declare that A-I zoning is consistent with all future land use designations in order

to preclude the massive need to administratively rezone properties, such as the subject property and those
to the east and south.

Current development trends are controlled by the government regulations and, in this case, particularly the
County's adopted Comprehensive Plan, the Land Development Code, the Florida Statutes and the Florida
Administrative Code. The existing pattern of development in the vicinity of the subject property is an emerging
high intensity, commercial activity center composed of I sl class office buildings situated along the most traveled

interstate highway in Central Florida. Mr. Jeno Paulucci has spent years in planning this development and has
gone to extreme measures to ensure its success. He was successful in getting the FDOT to approve a new
interchange at 1-4 and CR 46-A, which is only 3j4 of a mile from our proposed project site. The extension of
International Parkway north of CR 46-A has recently been completed to provide vehicular access to the northern
portion of this emerging activity center. The relevancy of this information is to point out the overall commercial
nature of the greater geographic area surrounding the subject property. In fact, the subject property and the
adjacent property to the east are surrounded by highly intense commercial uses which are consistent with the
Future Land Use Designation in the County's Comprehensive Plan. Furthermore, according to State law
(Chapter 163.3194, F.S.), whenever there is an inconsistency between the current zoning and the Future Land Use
Designation, the Future Land Use Designation shall govern the County's decision.

It is very important to note that the subject property is designated as Office in the Future Land Use Element of the
County's Comprehensive Plan. As such, day care centers are an allowable use, which means that under the
County's only office zoning classification COP Office District) a day care center would be permitted by right and
would only undergo development review and obtain a Building Permit.

(B) The proposed use does not have an adverse impact upon existing traffic patterns, traffic
movements and intensity.

The proposed project was evaluated by Traffic Planning & Design, who conducted a Traffic Impact Study and
submitted a report to the County. Their report indicated that no off-site improvements other than deceleration and
left-turn lanes were required for the project under the revised application consisting of a 12,000 s.( building and
233 children, and the study results were accepted by the County's assigned Traffic Engineer. It is important to
note that Orange Boulevard from CR 46-A to Markham Road, which is the roadway segment upon which the
proposed day care facility would front, would operate at Level of Service (LOS) A under daily analysis with our
project traffic being added to the existing plus committed trips, as provided by Seminole County. The adopted
LOS standard for that roadway segment is LOS E, so there is ample roadway capacity to accommodate this
proposed day care center.

.~f: 
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(C) The proposed use is consistent with the County's adopted Comprehensive Plan.

The Future Land Use Designation of the subject property is Office, and several provisions of the Future Land Use
Element directly support this application.

In the Future Land Use Element of the adopted Comprehensive Plan, it specifically states that "each of the
various land uses were appropriately located to protect existing neighborhoods, provide shopping, recreational
and cultural uses in close proximity to r.esidents, and to make most efficient use of infrastructure by limiting
higher intensity uses to interchange areas" (page 1, Para 2). Additionally, it states that the "Office Future Land
Use Designation can serve as an effective transitional use between higher intensity nonresidential uses and
High, Medium and Low Density Residential uses" (page 88, Para 4). The proposed day care center would be
an intermediate land use between residential to west and high intensity offices to the east.

Day care centers are specifically listed as an allowable use in the Office designation as well as professional
offices, general offices and public schools (Page 89, Para 1). As previously stated, a day care center would be
pernlitted by right and would only undergo development review and obtain a Building Permit. It should also be
noted that day care centers are also allowable as Special Exceptions in the Low Density Residential designation
(Page 75, Para 5). By that fact, the County has recognized that day care centers serve residential uses and should
be located near such areas and can be compatible with residential uses.

Office designations should be located along either collector streets or arterials.
designated as a collector by Seminole County.

Orange Boulevard has been

"Low intensity lot coverage (building height restrictions) and landscaping are required to minimize traffic
congestion and visual impacts when Office uses are located adjacent to residential areas" (page 89, Para 3). This
policy allows the County to restrict proposed builds to a single-story when adjacent to residential uses. Intensity,
by definition, is the ratio of total floor space divided by the site area. The Comprehensive Plan establishes only
two basic prerequisites to enable office uses to locate adjacent to residential uses: building height restrictions and
landscaping. Our application proposes a single-story facility, which is the minimal height possible, and a IS-foot
wide landscape buffer (per Staff recommendation in the 2nd hearing). The proposed intensity of our project is
0.13 or 13%, which is extremely low.

These policy statements in the Comprehensive Plan support the current application's position that the proposed
day care center is compatible with the surrounding area and is also consistent with the Comprehensive Plan.

The proposed use will not adversely affect the public interest.

We believe the size of the market area for the proposed day care center is a 2 Y2 mile radius covering
approximately 20 square miles. The location of that market extends from the project site to just south of Astor
Farms (north) to Heathrow (south) and from Lock Arbor (east) to CR 46-A's western most extension near Lake
Markham (west).

Our market area contains the most intensely developed commercial area in Seminole County, including
Heathrow, the Primera DR!, Colonial TownPark, and the Seminole Town Center Mall, which are first class
quality developments. This area will continue to undergo major development activity in future years. These uses
will generate more multifamily-residential uses resulting in even more children within the market area.

~ --i:; -~~i~~~~;.
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Orlando Florida 32854-7369
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We feel that parents within our market area desire to place their children in near-by, high quality, day care
facilities. The quality of day care centers, desired by those working and living in this market area, must be of the
highest standards to be successful.

The traditional method of converting existing residences will not be acceptable to the market forces, and the
permitting of only church-sponsored day care services can not meet the anticipated demand. Market forces will
require development of new facilities of sufficient size and enrollments to cover development and operating
expenses.

Our proposed day care center will help meet the demand for day care facilities in the market area. It will provide
the best facilities and exceed state standards. The proposed day care center would be an intermediate land use
between residential and high intensity office, and preclude potentially more intense commercial or office uses
from locating adjacent to residences in Heathrow.

The size of the proposed day care center has been reduced 5,555 square feet or 32% from the original size
submitted in the first site plan. Initially, our application contained a total size of 17,555 s.f. and was reduced to
12,000 s.f. to address the intensity of development concern expressed by Staff and the Board of Adjustment. The
proposed intensity of our project is 0.13 or 13%. The Office Zoning District regulations do not set a maximum
intensity, but only restricts the building height to 35 feet, which usually equates to three (3) stories. The
Supplemental Zoning Regulations (Subsection 30.l344( c)( 6) Part 70, Chapter 30 of the LDC) set the maximum
site coverage at 70% for non-residential uses. An analysis of other similar existing day care facilities located
within municipalities in Seminole County showed that our proposed development intensity is 13% or 21.6% less
than the average of 17%. The student density (students/acre) of our proposed facility is 109 students/acre or
37.8% less than the average of 176 students/acre (See Attachment, Existing Day Care Facilities in Seminole
County Municipalities, Intensity of Development).

There has been a 60% increase in parking from our original site plan. Our original site plan illustrated a total of
30 parking spaces, which was increased to 48 on the revised site plan. The proposed 48 parking spaces represents
108.7% more than the minimum requirement, and it is more than twice the minimum number of 23 spaces.

Loading and unloading areas have been increased 52% from our original design. Our proposal provides 640
linear feet or 1.96 times the amount provided at existing day cares operating in municipalities in Seminole
County, Florida as shown in the attachment (See Attachment, Existing Day Care Facilities in Seminole County
Municipalities, illtensity of Development).

As previously noted, an analysis of existing similar day care facilities located within municipalities in Seminole
County was conducted by the Applicant, and that analysis showed that the proposed intensity is much less than
the average intensity of existing day care facilities, based upon both building intensity and licensed student
density. The proposed building intensity is 22% less intense than that of the average full-service day care center
operating in municipalities in Seminole County, Florida. Furthermore, the proposed student density is 38% less
than the existing density average (See Attachment, Existing Day Care Facilities in Seminole County
Municipalities, illtensity of Development).

Similarly, six (6) existing day care facilities located in unincorporated Seminole County were also evaluated. Our
analysis showed that our proposed student density is approximately 30% less than the existing average, and our
proposed building intensity is exactly the same (0.13 or 13%) as that associated with the existing facilities

~ ~ -~- -i:~-~~i~~~~;
500 E. Princeton Street
Orlando Florida 32803

THE #1 CHOICE IN DESIGN-BUILD'"
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analyzed. As previously noted, the Supplemental Zoning Regulations set the maximum site coverage at 70%
for non-residential uses, which means we are more than 5 times less than the County standard (See Attachment,
Existing Unincorporated Seminole County Day Care Facilities, Intensity of Development).

Noise issues have been attenuated by relocating the playground area to the east side of the building, which will
act as a 20-foot high noise barrier.

Another interesting point pertaining to adverse impacts from day care facilities upon residential uses, including
noise and intensity, is the past approval of day care facilities in unincorporated Seminole County. The Gathering
Place is a church with a day care facility. It is located at 1701 Orange Boulevard and abuts single-family
residential on its south and west sides. No buffers are provided and only a chain-link fence exists along the south
property boundary. St. Andrews Chapel is another church with a day care facility. It is located at 514 Walden
View Drive, and abuts single-family residential on two sides -west and east. The playground area is located on
the east side of the building and is only 25 linear feet from the abutting single-family residential property.

The Board of Adjustment approved a day care center, Academy of Learning File #BS2002-001, on January 28,
2002. It is located 1.2 miles to the north also fronting on Orange Boulevard. It has single-family residential uses
on two sides. The Development Order #01-32000041 does allow low-intensity lighting up to 16 feet in height to
be used, which contravenes the Staff recommendation in the 2nd hearing. It is interesting to note that the
maximum building size was not stipulated and no minimum amount of parking was required in the Development
Order. However, the approved site plan illustrates two phases of construction with a total building area of 10,300
square feet and a total of 30 parking spaces. The parking ratio for the Academy of Learning equaled one space
per 343.33 s.f. and our proposed ratio is one space per 250 s.f., which is proportionately 37% more than of the
amount provided by the Academy of Learning.

The Wilson Elementary School, a public school facility, with an enrollment of 799 students, according to the
school administrators, is located at 985 Orange Boulevard, approximately 1 mile north on Orange Boulevard
directly across from Berington Club, a gated community. Little landscaping and a 5-foot high screening wall
exists between Wilson Elementary School and Berington Club in order to establish land use compatibility. There
are additional residences abutting the east side of the school, where the playground area is located, and only has
55 linear feet of separation. Wilson Elementary has provided minimal parking and loading and unloading area in
relationship to its enrollment. It has a total of 65 parking spaces and 780 linear feet of loading-unloading area for
patrons and visitors, and an additional 46 parking spaces for teachers and other staff; and 455 linear feet of
loading and unloading area for buses with an abutting bus travel lane. The total parking is 109 spaces and that
equates to I space per 7 students. Our proposed rate is 1 space per 5 students/children, which is 40% more. The
total loading and unloading area is 1,291 linear feet and that equates to 1.6 feet per each student. Our proposed
rate is 2.75 feet per each student/child, which is 72% more.

Lastly, we collected data on past approvals for day care facilities in unincorporated Seminole County for the
number of parking spaces provided in relation to the size of the buildings. The result of this research is provided
in the attachment entitled, Parking Analysis of Past Site Plan Approvals. A regression model was calculated for
the data and has a correlation coefficient of 98.84%, which is very good. The model indicates that for a 12,000
s.f. day care building, 46 parking spaces should be provided. Our proposed number of spaces is 48 (See
Attachment, Parking Analysis of Past Site Plan Approvals in Unincorporated Seminole County).
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Closine Summary

Based upon the- our documented need to meet the future public demand for day care facilities within this market
area, the extent and intense nature of existing and planned commercial uses in this particular area, the fact that the
proposed develop~ent intensity and student density will be less than similar existing day care facilities, there will
be minimal traffic impacts and the visual mitigation actions taken in the redesign will buffer the adjacent land
uses, that adequate parking will be provided and the on-site traffic flow will operate properly, we strongly believe
that it has been sufficiently documented that granting approval of this request will not adversely affect the public
interest and, in fact, will be in the public's best interest to have much needed day care services in this transitional
area.

Should you have any questions or comments with respect to the foregoing, or should you need additional
infonnation, please feel free to contact me at your earliest convenience.

-Sincerely,

~~~~ ~~X?- :.,.,
P. Bruce King, AI~/ C
Property Buyer & Developer
902 Spring Valley Road
Altamonte Springs, FL 32714-6511
(407) 786-1963 (Office)

~!:f;bture
McCree, Inc.

cc: Kevin Grace, County Manager
Bob McMillan, County Attorney

~n Fisher, Planning & Development Director
Matt West, Current Planning Manager

P 407898-4821

F 407896-8763

www.mccree.com

500 E. Princeton Street
Orlando Florida 32803

P.O. Box 547369
Orlando Florida 32854-7369THE #1 CHOICE IN DESIGN-BUILD" .\



Lake Mary Day Care
1175 Orange Blvd.
lake Mary, Florida
Seminole County, Fl
McCree # 02028

Floor Space Requirements
September 10,2002

Number of People
Space Names Adults Kids Size Area Comments

2
1
1

14 X 20
10 X 12
10 X 12
14 X 18
12 X 12
10 X 20
10X 20
7X 8
5X 5
5X 5
5X 5
5X 5
4X 8

12 X 18
4X 6

280
120
120
252
144
200
200

56
25
25
25
25
32

216
24

Waiting Room, 2 workers, copier, fax, files
Assistant Administrator
Administrator

1,821
3,565
30%

Office 1
Office 2
Office 3
Kitchen
Teacher Lounge
Men' Boys Restroom
Women' Girls Restroom
Tub' Changing Room
Supplies 1
Supplies 2
Supplies 3
Supplies 4
Electrical' Phone' Data
Mechanical
Janitor
Halis/Walis
Subtotal -Admin/Support

Percent of Total

4
3
2
2
3
3
1
1

8,435
70%

16
18
22
22
45
60
25
25

17X 35
19 X 35
23 X 35
23 X 35
46X35
61 X 35
26 X 35
26 X 35

595
665
805
805

1610
2135

910
910

0

Install a wall divider
Install a wall divider

Infants (1 :4)

1-year-olds (1 :6)
2-year-olds (1 :11)
2-year-olds (1 :11)
3-year-olds (1 :15)
4-year-olds (1 :20)
5-year-olds (1 :25)
5-year-olds (1 :25)
Subtotal -Classrooms

Percent of Total
x 0

13,845 233Subtotals
Halls I Walls (18%)

Total Area

10,179
1,821

12,000

mccree \ jobs IOOQ4 7'corresp \spacereq8800 .xls

Page 1



~[
N

! 
-.

.j 
C

Jl
I,~

 

°1

~
Io

 
C

oO
.

.N ~
O ~
Q

)

_
IN 

Q
I(

II

00 "'0 ~
o- ~ E

I
~ 0 ~

I ,Q
'

I~
10

'

Ib
>

'3
!-

g

D
O

D
1 - <
'

10 " 10 .., n 10 ~ S
-

IC 10 tn
- ~ ICOW

 
0 

C
O

0.
0 ~o
l

N
 

C
ow

~
w

Q

-I
I

~ ~
I~

I

I\) "0 0 01) ... 0 ~ 0 (/
I

ID c. r- D
I' il -< c D
I I?
'

D
I ~ ~ - cn 01 ~
I IJ
J

0 c iD
"

< D
I

... c. ~ ~ lID
I:E

i-< ~
I

Q
)",
I,

~
,

lI>
:

I- I
(;

".I
I

(,
)

!
(,

)' 
,~

 
<

D
 

0 
(,

) 
(I

I

,0
 

t..
 

<
D

 
0

i
I~

I
III

:~
 

~
 

~
(I

I~
O

<
O

""
:..

. 
.,.

. 
(X

I I

.0
1
.0

1
.0

1.
0

1.
0 

~
--

o-
-o

~
/'.

)<
O

""
<

O
N

O
)-

-/
'.)

O

~
IW

I"'
I~

I~
 

oc
o 

~
co

 
oo

U
lm

~

"c
oo

(,
.~

(o
)

'" 
m

 
no

 ,..

... :"
'1

\)
"'1

\)
1\

)
(I

I

I\) .<
11

1\
)1

\)
(,

)1
\)

~
U

tO
""

""
U

t

I~
I~

I~
'~

I~
I

N
I- I"

'I"
' I'"

~
~

~
~

~

I i I

-i

~
~

 ~
I

:E
 :

E
!

01
 

O
I!

<
 

!

~
I ~ ,Q

)
C

o
C

D 3 -< 9;
,

r C
D

Q
) 3 5" 0 ~
I

18 I~ G
) ; C
D ~ ~ 0 0 C
o ro 0 c: C
D

""
< Q

) a r Q
)~

I- C
D

C
O

!

.1 ~
I

0 ~
. < C
D
I~

5 'C
D

... C
I>

"C ~
. ~ D In

. D
I <"':
;j

()
1 0> cn C :J 0 :J
. < 11
1 r m
' ~
,

11
11 ~
I

<
I

r D
) "U g.
.

C
D

"

»i
Ii i

~
r

:;- f'

f* !» 0;
-

n;
'

-< 1\
1 ~ 0 0 0- Il) tD ;:- P
-

O < C
D

'Ig
.

~~

~
~

.[X
I

_c
C

/l
C

/I 
=

=
 

N
"

"T
1Q

.1
D

-S
' 

0
If)

 
""

,

--
u "'D

I
cn

~
"C

 -
.

D
I 

:3
nC

C
~

;tI
cn

!.
"T

1-
_0

Z D
O 3 to 0 -.
.

C D
O

'< ("
)

D
O ~ ~ 0. 0. ia (I

I 1f
t

m >
<

C
ii

-I Z G
)

0 }> -< C
")

}> ~ m

co 0;
 

C
")

=
0

g 
c:

"' 
z ~ ~ c: z (') =

u
}> r ~ m cn



1(
')

I~ "C A
I

D
J - <
"

C
O -0
'

C
O

I
... n C

O
:3 - A

I
IQ ~

I W
I~

~
o

=
<

0
~ Q. Q

) ~~
I~

 
(.

IN m
O

~
O

0 
0

W
I

.c
o~

 
0- ~

w

.o
IN

co
w

~
W

~ ~ ~ <
11

0 .., D
I ~ ~ C
D to 0 C
i II Co r-
1

D
I ~ C
D ~ D
I ~-I
"t

J ... 0 "0 0 (I
I

C
D

0- r m A C
D

I~
m -< O

J
m '< ("

')
m ... C

D

.0
~

(O
~

(1
1

~
c:

;;
~

:::
 

uw
--

.J
(1

1-
,,-

-.
J

0)
(1

1-
"(

0(
0

.N
O

O
N

1

-A
1

""
l

l\)
l

co
l

""
l 

~
jff

io
~

.0
1.0

1.0
1.0

1.0
-1

\)
-'"

-'"
-'"

~
ac

nw
m

I~

I:::
I~

I~I
';;

(.
I 

N
 

(1
11

m
 

0

» < ~ ... A
I:c

~ In ~l
tO
l~

I~
I~

1
-l:

r1
nc

n-
-.

l

~ ~ 8 ~ (;
)

C
D

I
C

D
:J ~ 0 0 C

o

[X
I,0

,I:
: m < 11
)

:a
.

r- 11
)

A
"

C
D ~ 11
)

:<

m ~ ("
) g, 0 -, <
'

co ~ S
'

ro -, 10
0

U Is
o 0I
'"-' ~

I
cn c :J 0 .., <

"
C

D r II> A C
D ~ II> :<

10 < IIJ -I ~
 

I

C
o)

~ tn ~ m O
J' < m ~ 0 C

o
In III <
"

C
o

i

O
J

_c
oo

00
 :

: 
N

'
"c

.C
D

-5
' 

0
IC

'c
i) e"
cc

n
C

oC
D

e"
C

D
~

C
o

3.
 ~

. 
C

D
!II

 
..,

. 
~

-'<
..,

.
» ~(')

cn
C

D
I 

-n
"C

t:C
D

D
lc

.~
nC

D
cn

;:;
: 

~
 

C
D

'<
-C

O cn ~
~

C
D

r 
~ ., C

D
Q

)

- m
m

a:
a:

~
IC

IC
-'c

n-
m

 
-.

~
D

I 
N

 
-m

m
-~ cn

cn ;:~Z Q
I 3 C
D 9. c Q
I

'< ("
)

Q
I ... C
D > C
o

C
o ~ (I

I
(I

I

m >
<

cn :::
!

z G
)

c ~ (') ~ ;c m "T
1 ~ (')

5'
r=

'iD
~

~
 -

In
 m

;:;
:c

n

~
 

r-
am

(') 0 c: z ~ ~ c: z n =
c ~ r- 3 m cn



(/)wi=~U<
t

u.w~<
t

U>
-

<
tC~Z

Q
)

..co
(.)>co
Q?:fa
~Q

)
~fa
..J"CQ

)
C

/)
0c.0..c..



Sv69~6~'9v = I~()OO'Z~ =X

%vS"S6 = IUa!~!JJao~ UO!lelaJJo~
9v~S~£OO'O~ -x 6Z'£~69vOO.O = ,f..

Amw ~)(B'l:
pl'eA~Inog

~guelO ~LII

l~1.U~J ~l'eJ A1?Q

..\Jew ~)(B'l p~SOdOld OOO'ZI

O~'l

817V/N

SBU!JGS la:).m.A\

PU°"H uffiMu:>fsnj, 09v I

VSfl 'uMoj,P!)l

plOJUBS

pl'P.A~Inog ~~uelO

~U!W'Ba'}Jo AW~p~V

0179'81 ZI.Ocr1800/91/£0

00£'01 EE.EvEDE'lO/8'l/I 0
Pl°JUP.S

aAV Pl°JUP.S 'S PZ9Z

L~£'9 9U££61OO/S'l/vO~snoH s,~II~q:J!W .sJW

qnI:J
:JunHJo :JSR~ 9£17 ~S

~JB:)l~PU!}l 68Z'9L8/t'l/£O Sv.vI£

O'l

Rffi1\\R:>Jsnl.
1 l~:JU~JI

gU!W'e~'1 ~mJ l~PU!)I' 000'9 6L.~I£61~8/£I/60
pB°"R s~U!las

WIBd 7g t£t "RS
1~JU~3

gU!U1'B~'1 ~re3 l~PUDJ O~L'vt8/IZ/£O 8£"S9££1
:)fled l~1.m.A\

P~°"R
q~UBlg n~M.OH SO917

sn ~A°'1 Sp!)l LL9'[ 69661 'l~'80t

~s
/ s'.};)8dS)

°P8H
~U!"l.l8d

YS)
jU!PI!Dg
JO 3Z!S

18AO.lddy

A:,on03
Jo ~.8a

sa38ds
~UPl.l8d
pa.l!nbaH

A)!1!~8.{
OJ.l8;) A8a Jo OJW8 N

1fP!.l°~ .A}uno:J ~Iou!m~s P~J1f.lOO.lO;)U!U 11
sw AOHddV N~d :!I.LIS J.SV d -10 SISA. ~VNV .-JNDnIV d


